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The project
● Circleport



The Project Area
● Approximately 217 acres left to be developed.
● Sites have been underutilized for 20+ years.
● Sites have received a lot of interest. However, the City has been able to 

land the type of quality employers desired due to site constraints.
● Sites are not “pad ready”.
● Some sites are heavily wooded and therefore not visible from the street. 
● Topography is extreme, making it difficult to visualize the development 

potential.
● Site work needed to create building pads extends the lead time, deterring 

development. 





The Project
● All parcels will be cleared, graded flat and improved to make sites attractive 

to buyers
○ Reduce timeline from purchase to construction by doing up front site work
○ Buyer will be able to “visualize” their project on the site
○ Reduce total project costs to end user
○ Connect sites to pedestrian ways via new sidewalks.

● Project cost
○ Construction - $8.555 million
○ Bond issue cost - $5.570 million (maximum, could be less)
○ Total Bond Request -        $14.125 million



IRB - Industrial Revenue Bond
● The City will serve a conduit to allow bond financing for a site 

preparation project, which will be mutually beneficial.
● The borrower (developer) will use the funds from the bond to cover the 

costs of the project.
● The City will hold the title of the property through the term of the bond, 

therefore making the property exempt from property taxes.
● The City and the developer will agree to a Payment In Lieu of Taxes 

(PILOT) through a mutual agreement.
● The PILOT agreement will provide a savings in taxes obligated to be 

paid by the development, which will be used to pay the debt service on 
the bond.

● This agreement also incentivizes the developer to proceed with the 
project in an expeditious manner to pay off the bond.



IRB - Industrial Revenue Bond
● The developer is obligated to repay the bond, regardless of the 

progression of the development.
● The City is not obligated to pay off the bond.
● The bond will not be considered debt of the City and will not affect the 

City’s credit rating.



Proposed Development at build-out 
● 1,200,000 SF Manufacturing
● 110,000 SF Distribution
● 400,000 SF Office
● 130,000 SF Office (Flex)





Current Jobs and 
Occupational 
Tax Information
versus
Estimated
At Build-out

Current Estimated Impact

JOBS 0 3,028

ANNUAL TOTAL 
PAYROLL $0 $146,620,649

ANNUAL 
KENTON 
COUNTY 
OCCUPATIONAL 
LICENSE FEES $0 $714,571

ANNUAL
CITY 
OCCUPATIONAL 
LICENSE FEES $0 $2,199,310



Current Annual 
Property Tax 
Information 
(all parcels)

ASSESSED VALUE $10,188,000

STATE $12,124

CITY $31,277

SCHOOLS $77,020

EXTENSION $1,121

FISCAL COURT $15,690

HEALTH $2,547

LIBRARY $11,512

PLANNING $2,292

TOTAL ANNUAL 
PROPERTY TAX $153,801



Estimated Property 
Value At Build-Out
(all parcels)

ESTIMATED 
ASSESSED VALUE $426,310,000



Payments in Lieu of 
Taxes (PILOT)
● PILOT payments will be begin at 20% of actual 

property tax owed based on assessed value 
(“contribution” is the % the city is contributing 
toward the project and withheld by the 
developer).

● Payments will grow over time as the PILOT 
payment % increases at 5% every 5 years.

● Payments will also grow over time due to the 
development building out. 



Development Agreement
● No occupational license fees are pledged as a part of this agreement.
● The size of the bond amount is minimal compared to the anticipated 

excess cash flow (contributions) provided by the PILOT agreement. 
This has been done to secure the best possible interest rates in today’s 
market.

● However, the excess cash flow, meaning the combined contributions of 
each of the taxing entities generated through the PILOT agreement, 
may only be used by the developer in one of two ways:

○ A. To pay off the bond early and return the parcels to the tax rolls sooner, or;
○ B. The excess cash flow will be distributed back to the taxing entities per the attached 

Excess Cash Flow Distribution Schedule. 



Potential Excess Cash Flow 
Distribution

● Excess Cash Flow - any contributions by 
taxing entities above what is necessary 
pay off the bonds.

● These excess revenues will be 
distributed back to the taxing entities, if 
not not used to pay down the bond early.

● This ensures that the taxing entities are 
not giving up more that what’s necessary 
to pay for the project.



Project Summary
● The IRB will fund the work to get the sites “building pad” ready.
● We are competing to land good companies with other communities that are 

creating “pad ready” sites as a competitive advantage. 
● The City, County and Schools will give up some future property tax that may 

not have been achieved without the bond. 
● Without readying the sites, the sites may remain vacant and continue to 

generate zero jobs and no additional tax revenue. 
● The City will gain future occupational license fees that do not currently exist.
● The City will gain revenue in excess of the current property tax collection 

amount within a few years through PILOT payments and excess cash flow 
distribution.

● Corporex has a demonstrated track record of being patient and targeting 
quality corporate deals (such as Toyota & Wild Flavors). 



Next Steps
● Get feedback from Council. 
● Get feedback from Kenton County Fiscal Court, Erlanger Elsmere School 

District and Kenton County School District. 
● Based on feedback, finalize the development agreement, PILOT agreement 

and create legislation.
● Formal action at December 6th Council meeting. 



Questions?
Comments?


